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SYSTEMS AND METHODS FOR FACILITATING THE FLOW OF
CAPITAL THROUGH THE HOUSING FINANCE INDUSTRY

CROSS-REFERENCE TO RELATED PATENT APPLICATIONS

[0001] The present application claims the benefit of priority under 35 U.S.C. § 1 19(e) to

U.S. Patent Application No. 60/488,785 entitled "Systems and Methods for Facilitating the

Flow of Capital Through the Housing Finance Industry " filed July 21, 2003, the entire

disclosure ofwhich is hereby incorporated by reference.

FIELD OF THE INVENTION

[0002] The present invention relates generally to facilitating the flow of capital through the

housing finance industry. The present invention more particularly relates to providing

computer systems and methods to support various participants throughout multiple stages of

the mortgage loan process, from originating a mortgage loan for a consumer to facilitating the

disposition of mortgages in the secondary mortgage market.

BACKGROUND OF THE INVENTION

[0003] The purchase of a home is typically the largest investment that a person makes.

Because of the amount of money required to purchase a home, most consumers (such as

home buyers, loan customers, loan applicants, potential borrowers, etc.) do not have

sufficient assets to purchase a home outright on a cash basis. In addition, consumers who

have already purchased a home may wish to refinance their home, either to obtain a lower

interest rate or to liquidate equity (i.e., a cash-out refinance loan). Therefore, consumers

work with lenders such as banks, credit unions, mortgage companies, savings and loan

institutions, state and local housing finance agencies, and so on, to obtain the funds necessary

to purchase or refinance their homes. Consumers contact lenders through one or more of the

lender's business channels, such as over the Internet, through a call center or through the

lender's agents such as mortgage brokers or loan officers. These lenders offer a variety of

mortgage products to these consumers. The lenders who directly or through their agents
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make (originate and fund) mortgage loans to consumers comprise the "primary mortgage

market."

[0004] When a mortgage is made in the primary mortgage market, the lender may: (i) hold

the loan as an investment in its portfolio; or (ii) sell the loan to investors in the "secondary

mortgage market" (e.g., pension funds, insurance companies, securities dealers, financial

institutions and various other investors) to replenish its supply of funds to make more loans.

The loan may be sold alone, or in packages of other loans, for cash or in exchange for

mortgage-backed securities which provide lenders with a liquid asset to hold or sell to the

secondary market. By choosing to sell its mortgage loans to the secondary mortgage market

for cash, or by selling the mortgage-backed securities, lenders renew their supply of funds to

make more home mortgage loans, thereby assuring consumers a continual supply of

mortgage credit.

[0005] Several steps or processes are typically involved in originating and funding

mortgage loans in the primary mortgage market. Such steps include completing and

receiving loan applications for mortgage products, underwriting and pricing mortgage

products, analyzing, comparing and selecting a mortgage product, loan processing and

closing, funding of the loan, etc. Additionally, several steps or processes are typically

involved in selling or otherwise disposing of the mortgage loan in the secondary mortgage

market. Such steps include analyzing and choosing the best execution for a given loan or

loans (such as determining whether to retain or "portfolio" a closed loan, determining to

which secondary mortgage market participants (if any) the closed loans should be sold and at

what price, or other decisions affecting the final disposition of a closed loan), hedging interest

rates, committing the mortgage loan to a secondary market purchaser, effectuating an actual

sale of the mortgage loan, delivery of the mortgage loans to the purchaser, etc.

[0006] Lenders who make mortgage loans directly to consumers may not be well equipped

to provide efficient or capable systems to serve all the needs of their customers in the primary

market, service multiple business channels in an integrated fashion, provide efficient or

capable systems to sell into the secondary market, and meet the requirements of secondary

mortgage market investors. Current systems are configured to handle a discrete portion or

process within the overall mortgage process. For example, current applications or tools may
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be implemented to allow a consumer to complete a loan application on-line. Other systems

may handle applications initiated by a lender's agent, such as a mortgage broker. Other

systems may handle the underwriting or scoring of an application. Yet other systems may

handle the aggregation of loans for sale in the secondary market or the delivery of funding of

the mortgages in the secondary market. Furthermore, multiple, separate systems may be

needed to handle different business channels of the lender (such as a consumer-direct

business channel, broker channel, loan officers, call center, etc.).

[0007] However, in order for lenders to handle the full breadth of activity associated with

the mortgage process, conventional systems available to lenders require data to betransferred

from one system to another by porting, manual entry or other inefficient processes. In

addition, applications used within a lender's shop by different business channels (e.g., loan

officers, call center) may not employ common data sets and may not be able to communicate

with one another. With an interest rate sensitive product like a mortgage loan in constantly

changing market conditions, time is essential. Having separate systems leads to inefficiencies

for all participants (consumers, lenders, mortgage purchasers, etc.) such as increased cost,

additional labor costs, keying errors, wasted time, etc.

[0008] Accordingly, it would be advantageous to provide an integrated, brandable, Internet-

based tool (or other network-based tool) that services or supports different business channels

of a lender (such as consumer-direct, call centers, agents, etc.) and that employs common data

for the different business channels. It would further be advantageous to assist lenders in

originating and processing loans by providing a complete software product to a lender for use

across business channels. The complete software product, which supports multiple business

channels, would benefit a lender (especially smaller lenders) by increasing efficiency,

lowering lender operating costs, and generally resulting in more capital being available to

lend. It would further be advantageous to provide an integrated database to allow multiple

users access to the same database having data associated with one or more mortgage loans. It

would further be advantageous to provide a computerized system and method which would

provide multiple user interfaces, each user interface having access to some or all of the data

provided on the integrated database. It would further be advantageous to provide a

computerized system and method which allows consumers to choose amongst multiple

approved loan products including multiple rate/point combinations for the products. It would
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further be advantageous to provide" a computerized system and method which would facilitate

the receipt and processing of mortgage loan applications from consumers. It would further be

advantageous to provide a computerized system and method which would facilitate the

multiple processes associated with the pricing, closing, and disposition of mortgage loans. It

would further be advantageous to provide a computerized system and method which would

facilitate the pricing, hedging, selecting a best execution, sale and disposition of mortgage

loans to secondary mortgage market participants.

[0009] It would be desirable to provide a computerized system and method or the like of a

type disclosed in the present application that includes any one or more of these or other

advantageous features. It should be appreciated, however, that the teachings herein may also

be applied to achieve systems and methods that do not necessarily achieve any of the

foregoing advantages but rather achieve different or additional advantages.

SUMMARY OF THE INVENTION

[0010] According to a first preferred embodiment, an integrated computer system to

facilitate the flow of capital through the housing finance industry is provided. The system

comprises a consumer interface configured to receive and process loan application data from

consumers, an advisor interface configured to receive and process loan application data from

mortgage advisors, and a call center interface configured to receive and process loan

application data from users at a call center. The consumer interface, the advisor interface,

and the call center interface are provided on a common integrated data processing platform

and access common loan application data.

[0011] According to a second preferred embodiment, a computer-implemented method of

facilitating the flow of capital through the housing finance industry comprises receiving

mortgage loan application data for a plurality of mortgage loan applications using each of a

consumer-direct interface, a call center interface, and an advisor interface, storing the loan

application data in a database, and providing the consumer-direct interface, the call center

interface, and the advisor interface with common access to the database, such that loan

application data for any particular one of the plurality of mortgage loan applications is

susceptible to be viewed and edited by way of any of the consumer-direct interface, the call
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center interface, and the advisor interface. The consumer-direct interface is a first web-based

interface accessible to consumers associated with different lenders by way of the Internet.

The advisor interface is a second web-based interface accessible to advisors associated with

the different lenders by way of a network. The call center interface is a third web-based

interface accessible to users at call centers associated with different lenders. The data

processing platform is accessible to the different lenders by way of a network.

[0012] According to a third preferred embodiment, an integrated computer system

facilitates the flow of capital through the housing finance industry. The computer system is

configured to receive and process mortgage loan application data pertaining to mortgage loan

applications. The system comprises a consumer-direct interface, an advisor interface, a call

center interface, and a data storage system. The consumer-direct interface is configured to

receive mortgage loan application data from consumers and to permit each respective

consumer to access mortgage loan application data for a mortgage loan application associated

with the respective consumer. The advisor interface is configured to receive mortgage loan

application data from advisors and to permit advisors to access mortgage loan application

data for mortgage loan applications associated with the consumers. The call center interface

is configured to receive and process mortgage loan application data from users at a call center

and to permit the users at the call center to access mortgage loan application data for

mortgage loan applications associated with the consumers. The data storage system is

configured to store the mortgage loan application data received by the consumer-direct

interface, the advisor interface, and the call center interface. The mortgage loan application

data stored in the data storage system is commonly accessible to the consumer-direct

interface, the advisor interface, and the call center interface.

[0013] According to a fourth preferred embodiment, a method of facilitating the flow of

capital through the housing finance industry performed by a data processing system is

provided. The method comprises receiving loan application information regarding a

consumer from a user, storing the loan application information in a file in a database,

providing information identifying a plurality of approved mortgage loan products to the user

in response to the loan application information, receiving a selection from the user of at least

one loan product from the plurality of approved loan products, storing the selection from the

user in the file, receiving an electronic request from the user to close the at least one selected
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loan product, providing a consumer-direct interface, a call center interface, and an advisor

interface with common access to the database, such that loan application data for the loan

application is susceptible to be viewed and edited by way of any of the consumer-direct

interface, the call center interface, and the advisor interface, and transmitting information

regarding the at least one selected loan product in the file to a secondary market investor in

connection with a sale of the at least one selected loan product to the secondary market

investor and in response to an electronic request from the lender.

[0014] It should be understood that the detailed description and specific examples, while

indicating preferred embodiments of the present invention, are given by way of illustration

and not limitation. Many modifications and changes within the scope of the present invention

may be made without departing from the spirit thereof, and the invention includes all such

modifications.

BRIEF DESCRIPTION OF THE DRAWINGS

[0015] FIG. 1 is a schematic representation of a computer system for mortgage loan

processing according to an exemplary embodiment; and FIGS. 1A-1C show aspects of FIG. 1

in greater detail.

[0016] FIG. 2 is a schematic representation of data flow of the computer system shown in

FIG. 1.

[0017] FIG. 3 is a schematic representation of data flow for providing consumer education

tools, indicative rates, and other introductory information for use with the computer system

shown in FIG. 1

.

[0018] FIG. 4 is a schematic representation of data flow of an application, underwriting and

pricing steps for use with the computer system shown in FIG. 1

.

[0019] FIG. 5 is a schematic representation of data flow of steps for use with the computer

system shown in FIG. 1 to help a consumer request updated pricing, correct application

information, and perform other functions prior to approval.
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[0020] FIG. 6 is a schematic representation of data flow of a decision and consumer rate

lock steps for use with the computer system shown in FIG. 1

.

[0021] FIG. 7 is a schematic representation of data flow of steps for use with the computer

system shown in FIG. 1 to help a lender hedge against interest rate fluctuations during the

interim between a consumer rate lock and sale of loan to secondary mortgage market.

[0022] FIG. 8 is a schematic representation of data flow of loan processing and closing

steps for use with the computer system shown in FIG. 1 to communicate with a lender's back

end system.

[0023] FIG. 9 is a schematic representation of data flow of steps for use with the computer

system shown in FIG. 1 to sell a mortgage to and receive funding from a secondary mortgage

market investor.

[0024] FIG. 10 is a schematic representation of data flow of a delivery step for use with the

computer system shown in FIG. 1

.

[0025] FIGS. 1 1-32 are depictions of a consumer-direct user interface for access to the

system shown in FIG. 1

.

[0026] FIGS. 33-34 are depictions of an advisor user interface for access to the system

shown in FIG. 1

.

[0027] FIGS. 35-52 are depictions of a call center user interface for access to the system

shown in FIG. 1

.

[0028] FIGS. 53-59 are depictions of a pipeline manager user interface for access to the

system shown in FIG. 1

.

[0029] FIGS. 60-62 are depictions of a platform administrator user interface for access to

the system shown in FIG. 1

.

[0030] FIGS. 63-66 are depictions of an access administrator user interface for access to the

system shown in FIG. 1

.
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DETAILED DESCRIPTION OF THE PREFERRED EMBODIMENTS

[0031] Exemplary embodiments of computer systems and methods for facilitating the flow

of capital through the housing finance industry are disclosed. The systems and methods

disclosed are intended to provide an integrated platform which allows lenders (such as banks,

credit unions, mortgage companies^ savings and loan institutions, state and local housing

finance agencies, etc.) to efficiently originate and provide loans in the primary mortgage

market, while still providing the lenders an efficient way to sell, transfer or otherwise dispose

ofmortgages in the secondary mortgage market. The systems and methods disclosed are

further intended to provide support to lenders and other various participants in a mortgage

loan process throughout multiple stages of the mortgage loan process, from consumer

education, pre-qualification, and loan application to facilitating disposition of the mortgages

in the secondary mortgage market and setup of loan servicing.

[0032] The systems and methods disclosed provide an integrated and brandable electronic

lending infrastructure to facilitate to flow of capital through the housing finance industry.

The systems and methods provide a complete package (i.e., a turn-key system) for a lender by

making available to all lenders (even lenders without expertise to develop web sites, develop

and maintain software, hardware, etc.) the features and functionality disclosed. A server

and/or web site may be provided and maintained by a third party service while still providing

valuable lender branding and lender identification to a consumer. Lenders without expertise

in web site development and system administration are provided with a brandable system that

they can configure with their own logos, color schemes, fonts, and text messages to provide

the system with a "look and feel" that is consistent with the lenders' corporate identity. The

preferred systems and methods disclosed can work with an existing loan origination system

(LOS), secondary market system, or quality control system, or these may be provided with

the system disclosed herein. The systems and methods disclosed may also be used by

multiple lending institutions, each with their own branding and loan data.

[0033] The system provides an integrated system with an integrated database to be accessed

by multiple parties. Advantageously, the system provides common access to the same data

(such as via a single database, an integrated database, distributed databases, multiple

synchronized databases, etc.) for all participants in the mortgage process. Such participants
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may include, for example, consumers, conventional lenders, other loan originators, loan

servicers, secondary mortgage market investors, document providers, appraisers, mortgage

insurance providers, hazard insurance providers, attorneys, property sellers, realtors,

attorneys, closing agents, and others. A different, customized interface is preferably provided

for each of these participants, including different periods of access and different levels of

access. Thus, the system provides unique "views" of the loan data that can be tailored by

information (i.e., to what information does a given participant have access?) and time (i.e.,

during what time periods does the participant have access to the information?). An integrated

data set may be accessed for purposes related to both an origination phase of a loan, as well

as the secondary market sale of closed loans. The integrated data set may be accessed

simultaneously by a number of different interfaces such as a consumer interface, a trusted

advisor interface, a call center interface and a lender interface. A set of services is commonly

available to the interfaces in the integrated system. By providing at least limited access to

parties that previously have not had access, the system produces greater efficiencies in the

loan application, closing, and disposition processes.

[0034] Referring to FIGS. 1 to 66, systems and methods for mortgage loan processing are

disclosed that provide lenders with the capability to efficiently obtain mortgages in the

primary market and then sell or otherwise dispose of the mortgages in the secondary

mortgage market. Although discussed in the context ofmortgage loans, it should be

understood that the systems and methods disclosed are not limited to mortgages, but can have

application with respect to other types of loans, home products and financial instruments.

[0035] According to various exemplary embodiments, the systems and methods may be

provided in real time over the Internet or other computer network (such as a publicly

accessible global network). The systems and methods may be implemented in a variety of

environments including on a single computer system, intranets, local area networks,

communication networks, dial-up services, etc. The systems and methods provide mortgage

industry participants with access to a common integrated database which can be used from

the early phases of the mortgage process (e.g., a lender encouraging a consumer to use the

systems and methods disclosed, completing a loan application, etc.) to the later phases such

as the selling and servicing of the mortgage in the secondary mortgage market, etc.
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[0036] The systems and methods may be implemented using a related combination of

automated interfaces and manual processes. It should be appreciated, however, that a greater

use of automated processing and a wider range of product features with multiple executions

and elections may also be used.

[0037] In Section I, the components and data flow of an integrated, brandable, Internet-

based (or other network-based) tool is described that services or supports different business

channels of a lender (such as consumer-direct, call centers, advisors, etc.) and employs

common data for the different business channels. In Section II, a consumer-direct user

interface is described which allows for access to the system by a consumer via a lender web

site. In Section III, an advisor (e.g., loan officer, mortgage broker) user interface is

described which allows for access to the system by an advisor to a consumer. In Section IV,

a call center user interface is described which allows for access to the system by a lender's

call center assisting a consumer. In Sections V-VII , a lender user interface (including a

pipeline manager user interface, a platform administrator user interface and an access

administrator user interface) is described for access to the system by a lender. It should be

noted at the outset that a lender user interface is intended to broadly refer to user interfaces

used by a lender (such as the call center user interface, pipeline manager user interface, a

platform administrator user interface and an access administrator user interface). In

Section VIII, a number of other interfaces that may be used by other participants in the

mortgage process are described. In Section IX, other interfacing that may occur with third

party service providers is described. In Section X, a number of other engines/tools made

available by the system are described.

I. Components and Data Flow

[0038] Shown in FIG. 1 is a simplified schematic illustration of a system for use throughout

multiple phases, processes, or stages relating to mortgage loans, generally indicated as system

10. System 10 may utilize various computer capabilities, hardware, software, electronic

communications links, etc.

[0039] System 10 includes a computer server 110 having a processor 112. Server 110

operates under the control of computer software shown as control files 1 14. Server 110 has

access to database 1 16 which may be used to store, among other data, records relating to a
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number of different mortgages, loans, applications, etc. According to one exemplary

embodiment, server 110 may execute one or more engines 117 (e.g., functional programs

configured to assist or complete a functional task). FIGS. 1A-1C show aspects of FIG. 1 in

greater detail. As shown in FIG. 1 A, the engines 117 comprise an underwriting engine 1 18, a

pricing engine 120, a loan processing and closing engine 122, an engine 124 for commitment,

selling, funding and delivery, an administrative engine 126, a disclosure document generation

engine 128, a service ordering engine 130, a customer satisfaction services engine 132, a

lending practices analysis engine 134, a mortgage insurance routing engine 135, a servicing

rights routing engine 136, and an investor sales routing engine 138. According to a

particularly preferred embodiment, each engine or set of software objects ahd/6r program
-

elements collectively have the ability to execute independently in a separate thread or logical

chain of process execution, while permitting the flow of data inputs between various software

objects and/or program elements. According to a particularly preferred embodiment, engines

1 17 are executed on a single server (shown as server 110). According to an alternative

embodiment, the engines 117 can each be executed on separate logical servers or using

separate physical devices.

[0040] Server 1 10 is coupled to provide one or more remote user interfaces 1 15. As shown

in FIG. IB, the user interfaces 115 include a consumer user interface 140, an advisor user

interface 142, a call center user interface 144, a pipeline manager user interface 146, an

access administrator user interface 148, a platform administrator user interface 149, a closing

agent user interface 150, an attorney user interface 152, a realtor user interface 154, a

property seller user interface 156, and an appraisal service user interface 158, a hazard

insurance user interface 159, a servicing agent user interface 160, and an investor user

interface 161 . User interfaces 115 typically provide a display such as web pages, computer

programs, etc. on conventional input and display devices. Data or information may be

provided to and received from users via web pages, hyper-text markup language (HTML)

formatted files, extensible markup language (XML) formatted files, web services, web

service calls, etc. User interfaces 1 15 are preferably provided by the server 110 via a

computer network such as the Internet or a local or wide area dedicated or private network,

wireless network, etc. User interfaces 1 15 are configured to allow a user to access system 10

(including accessing the functionality of engines 117).
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[0041] The configuration and functionality of user interfaces 1 15 is described in further

detail below. The user interfaces 115 provide users or participants in a mortgage process

access and integrated functionality to data relating to mortgage applications and logins.

Furthermore, multiple user interfaces 115 configured for different types of users (e.g., a

consumer, a lending advisor, a call center, a lender, etc.) have varying periods of access and

varying levels of access to the same data files on the same integrated system platform.

[0042] Server 1 10 is also configured to be coupled to one or more third party services 1 19.

As shown in FIG. 1C, the third party services 119 may include a credit bureau 170, a flood

certification service 172, a title insurance sendee 174, a tax service 176, a payment service

177 for application fees, mortgage payments, etc. (such as credit card payment or processing

services, online payment services, electronic check services, etc.), a fraud protection service

178, and a real estate service 180. The services 119 maybe accessible via network

connections, web services, etc. The services 1 19 are described in greater detail below.

[0043] Referring now to FIG. 2, the data flow diagram illustrates multiple processes or

steps in which system 10 may be used, from the first steps of getting a consumer to use

system 10 and apply for a loan or mortgage, to the last steps of selling a closed loan or

mortgage in the secondary mortgage market. System 10 provides a lender with the features

and functionality to manage and facilitate these steps efficiently by, among other features,

providing interfaces 115 common access to integrated or synchronized databases.

[0044] Data relating to the various steps may be inputted and outputted through user

interfaces 1 15, and engines 117 process the data. Shown in FIGS. 1 1-66, discussed in greater

detail below, are examples of user interfaces 115 which have been reconfigured to provide

different web pages for receiving, presenting and submitting data relating steps 202 to 216.

Other user interfaces may also be employed.

[0045] FIG. 2 illustrates that multiple business channels of a lender may access certain

features of system 10. For example, a first business channel 150 is a consumer-direct channel

for consumers who directly access system 10 via user interface 140 Having one or more web

pages to complete and submit a loan application or to review the status of a pending loan

application. A second business channel 152 is an advisor channel for consumers who consult

advisors (e.g., loan officers, mortgage brokers, financial advisors) to assist the consumer in
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completing and submitting a loan application or to review the status of a pending loan

application. Business channel 152 may have access to system 10 via user interface 142. A

third business channel 154 is a lender's call center channel for consumers who call for

telephone support to complete and submit a loan application or to review the status of a

pending loan application. Business channel 154 may have access to system 10 via user

interface 144. Channels 150-154 access the same data.

[0046] Shown in FIG. 2, system 10 allows a lender to provide introductory information

(e.g., relating to a consumer completing a loan application) (generally step 202, discussed in

greater detail below in connection with FIG. 3), receive a completed loan application from

the consumer (generally step 204, discussed in greater detail below in connection with

FIG. 4), receive underwriting and pricing information for one or more loans (generally step

206, discussed in greater detail below in connection with FIG. 4), present the consumer with

eligible loan products (generally step 208, discussed in greater detail below in connection

with FIGS. 4 and 5), receive a selection from the consumer of one or more of the eligible loan

products and lock in an interest rate (generally step 210, discussed in greater detail below in

connection with FIG. 6), commit the loan to a secondary mortgage purchaser (generally step

211, discussed in greater detail below in connection with FIG. 7), process and close the loan

(generally step 212, discussed in greater detail below in connection with FIG. 8), and sell,

fund and deliver the loan to a secondary mortgage purchaser (generally step 216, discussed in

greater detail below in connection with FIGS. 9 and 10). FIG. 2 also depicts underwriting

engine 118 and pricing engine 120 which may be implemented or utilized as described

below.

[0047] According to a particularly preferred embodiment, system 10 is configured to

provide data or information regarding loans to a lender or lender computer system for

assisting the lender to: process the loan prior to closing (such as finalizing paperwork,

obtaining certifications, etc.) (step 250); close the loan (step 252); and to service the loan

(step 254).

[0048] FIGS. 3-10 show certain aspects of FIG. 2 in greater detail. Those

structures/processes which have already been described in connection with FIG. 2 will not be

described again.
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[0049] As shown in FIG. 3, providing introductory information (step 202) may be done by

providing a variety of content or information to a user interface to display the content. As

described in greater detail below in connection with the consumer-direct interface

(FIGS. 1 1-32) and the trusted advisor interface (FIGS. 33-34), information may include

consumer education materials, calculators (including affordability calculators, probable

qualification calculators, etc.), educational information, and general product and pricing

information. Product and pricing information is presented as an indicative loan rate. An

indicative loan rate is provided to a user by system 10 as follows. A lender provides a

customized pricing profile (step 310) via platform administrator interface 149. The

customized pricing profile reflects lender-specific pricing in connection with particular

mortgage products, such that the consumer may be provided with interest rates and other

pricing information for mortgage products offered by a particular lender. According to a

particularly preferred embodiment, a pricing profile applies to indicative rates and approved

product rates including lender selected values for such costs as hedge costs, miscellaneous

point adjustments, rounding options, and so on. Other information is provided by the lender

for indicative rates a risk profile to be used, points to be displayed, estimated closing costs for

a loan, acceptable loan-to-value (LTV) amounts, etc. (step 312). Based on the information

provided by the lender and a current par portfolio yield for a loan product, an indicative rate

for the loan product is calculated (step 314). The indicative rate may be provided by pricing

engine 120 or alternatively may be provided by a current market data feed or other updated

market data (step 304). The indicative rate is provided to the user as part of the introductory

information.

[0050] In addition to configuring the system 10 to display lender-specific pricing, other

lender-specific customizations may also be performed in connection with mortgage products.

For example, a lender may customize the system 10 to display information regarding various

types of mortgage products ofby the lender, including information regarding mortgage

products that would be sold to different secondary mortgage market participants as well as

information regarding any unique or specialty mortgage products that would be retained in

the portfolio of the lender.

[0051] Shown in FIG. 4 are steps relating to receiving a completed loan application

(generally step 204), underwriting and pricing one or more loans (step 206), and presenting
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the consumer with eligible loan products (step 208). Loan application information is entered,

validated and stored (e.g., captured) (step 420). A user (such as a consumer, advisor, call

center representative, etc.) may provide consumer data via a user interface in response to

prompts, data fields, questions, etc.

[0052] Information including a user name, a password and other information are obtained

to set up a user account and record (e.g., case file or data file). It should be noted that the

record or data file relating to a loan application from a consumer is the same record or data

file relating to a loan closed from the loan application, and furthermore, is the same record or

data file that will be used to sell the loan to a secondary mortgage market participant. Loan

application information may also comprise the purpose of the loan (such as purchase,

refinance, refinance for home equity, etc.), property information, consumer information,

consent to allow a lender to access a credit report of the consumer, information regarding

consumer income, consumer assets, consumer debt, demographic data, consent for electronic

disclosure, etc. The loan application data or information may be stored in database 1 16 for

use and retrieval.

[0053] A credit report related to the consumer may be provided in electronic form via a

third party such as credit bureau 170 (step 422). Credit report information will typically

include the consumer's name, social security number, current address and the credit agency

information or entries. Entries in the consumer's credit report relating to real estate debt may

be reconciled (step 424). A user may reconcile real estate entries by providing additional

information relating to the real estate debts (such as the disposition of the debt after closing,

whether the real estate debt is secured by property, etc.).

[0054] According to a preferred embodiment, appropriate requirements are evaluated for a

subject property in view of the property, the consumer and loan characteristics (e.g., FICO

score, LTV, loan purpose, and so on). For example, a determination may be made that the

subject property requires a complete appraisal, that the subject property may have an

appraisal requirement reduced to an "exterior only" appraisal, or the subject property may

have an appraisal requirement waived or eliminated (i.e., an appraisal waiver). In another

embodiment, system 10 operates with properties that have been pre-qualified (i.e., where a
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property is evaluated in advance and no further evaluation is needed so long as the

agreed-upon price is within a specified range).

[0055] As shown in FIG. 2, upon receipt of a completed loan application, a request is made

for an underwriting and pricing decision (generally step 206). Referring to FIG. 4, an

underwriting submission is created (step 426) and application information is provided to

underwriting engine 118 and pricing engine 120 (steps 428 and 430). Underwriting engine

118 may be configured to accept multiple product submissions and return multiple

underwriting recommendations. According to a particularly preferred embodiment, the

underwriting and pricing steps are as-disclosed in U.S. Patent Application No. 09/593,106,

titled "Online Mortgage Qualification and Application System and Process" filed June 13,

2000, the entire disclosure of which is hereby incorporated by reference. It should be noted

that the description below describes general structures and methods as well as other

particularly preferred embodiments of underwriting and pricing a mortgage. Information

provided to the underwriting engine 118 and pricing engine 120 will typically include the

loan purpose, consumer information, property information, reconciled real estate entries from

the credit report, and income/asset information. Based on the received information, the

underwriting engine 118 and pricing engine 120 provides the lender with an underwriting

recommendation, a list of the approved products for which the consumer is approved, and

pricing for the approved products (step 432).

[0056] Underwriting engine 118 advantageously allows for underwriting recommendations

for home purchases as well as home refinancing. In the case where an application is being

submitted to refinance a home, or even in the case of a home purchase, underwriting engine

118 may return an underwriting recommendation without the need for the consumer to

provide income or asset documents or verification.

[0057] Pricing engine 120 is configured to price the interest rate of the loan with a

mortgage insurance alternative. In a conventional home mortgage, borrowers are typically

required to pay at least 20% of the purchase price in the form of a down payment. In one

embodiment, pricing engine 120 is configured to price a mortgage to include a credit

enhancement fee into the interest rate, points, or other fees associated with the mortgage to

compensate for the increased risk of default. According to another embodiment, pricing
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engine 120 is configured to price loans for traditional borrower paid mortgage insurance

(typically in situations where the loan to value ratio is greater than 80 percent). Alternatively,

pricing engine 120 may be selectively reconfigurable to price the mortgage in accordance

with one or more pricing structures (such as including the credit enhancement fee into the

interest rate, etc. and/or the traditional borrower paid mortgage insurance). Pricing engine

120 may be further configured to provide a lender with an option as to which pricing

arrangement (with respect to mortgage insurance and mortgage insurance alternatives) will be

provided to the borrower. Alternatively, the pricing engine 120 may be configured to provide

multiple pricing options to a borrower to allow the borrower to select a desired pricing option

(such as selecting a mortgage insurance alternative or borrower-paid mortgage insurance) in a

side-by side comparison which allows the borrower to view the associated costs with each

pricing option.

[0058] The final loan products are then generated (step 434). The final loan products

reflect the retail note rate, points, closing costs, etc. specific to the lender (step 436).

According to a particularly preferred embodiment, the lender generates a pricing profile that

includes the retail note rate, points, and closing costs (step 438) via platform administrator

interface 149 as will be described below. Additionally, the lender may manipulate the pricing

of the mortgage products by making adjustments to the loan-level points via system 10. The

lender or loan officer may add or subtract points (i.e., implement overages and underages)

from each loan product prior to presentation to the consumer. The lender is also able to

configure system 10 in connection with other parameters. For example, if the lender offers

an escrow waiver option (in which the consumer opts not to have taxes and insurance

escrowed), then the lender may configure the system 10 to charge the consumer a fee for

taking advantage of the escrow waiver option. The final approved loan products, associated

prices (i.e., a retail loan price), closing conditions and an electronic approval letter are then

presented to the user and/or to the call center (step 440). Furthermore, the minimum and

maximum loan amount limits are provided to call center interface 144 when the consumer is

approved, and messaging or a "solution finder" is provided to call center interface 144 when

the consumer is not approved as described below. Additionally, messaging may be provided

regarding loan maximums and minimums indicating thresholds for a refinance loan changing

from a rate/term to a cash-out designation. The associated prices for the final approved loan

products include (or are presented as) an annual percentage rate (APR). According to a
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particularly preferred embodiment, an APR calculator generates the APR and other data

needed to complete the "Truth-In-Lending" and other disclosures. Such disclosures may be

generated automatically by disclosure document generation engine 128 based on data stored

in the system 10. According to an alternative embodiment, the necessary loan data from

system 10 may be provided to a third party service provider to prepare the disclosure

documents.

[0059] As shown in FIG. 5, system 10 advantageously allows a user to review the available

or approved mortgage products and to model different "what-if ' scenarios (step 208). For

example, a user may wish to change the down-payment amount they will apply toward a

loan. The updated data will be captured (step 542), and a new underwriting and pricing

request based on the updated data will be generated (step 544) similar to those steps

described above. The newly approved products are then identified for the user (step 546).

This configuration advantageously allows a user to change assumptions (such as

down-payment, savings required, income required, etc.) to obtain approval for different loans

and/or to assess whether altering certain parameters would alter the underwriting

recommendation. Furthermore, the user is presented with an actual underwriting and pricing

result for the various loan products.

[0060] As shown in FIG. 6, the user selects the loan product which it wishes to obtain and

'

may opt to lock the interest rate of the product (step 210). The user may select the desired

product from a list of approved products (such as a 30-year fixed mortgage, a 15-year fixed

mortgage, a 5/1 adjustable rate mortgage (ARM), etc.) (step 610). The user may also make a

decision to lock in the interest rate (i.e., fix or finalize the interest rate for the product), to

allow the interest rate to "float" for a certain number of days (i.e., allow the interest rate to

vary of fluctuate until a future time), or to allow the interest rate to "float down" (i.e., allow

the interest to vary or fluctuate in a downward direction until a future time, but not to exceed

or go higher than a specified amount or cap). A registration fee may be collected for the rate

lock, float or float down (step 650). The registration fee may be collected via a third party

provider such as by using a credit card, on-line bill payment, or other third party payment

services (step 652) (such as payment services 177 shown in FIG. 1C). The product selection

is stored in the data file (step 654). The closing conditions for the loan are then provided to
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the user (step 656), such as reminders regarding required documentation to verify insurance,

income, flood zone certification, etc.

[0061] System 10 is configured to present a variety of mortgage products (or product types)

to the user for consideration, to permit the user to select from the different mortgage

products, and to underwrite those mortgage products. Often, certain mortgage products are

configured to be sold to certain participants in the secondary mortgage market. System 10 is

configured to be useable with different types of mortgage products configured for sale to

different participants in the secondary mortgage market. For example, a particular lender

may use the system 10 primarily in connection with mortgages that will be sold to one

secondary mortgage market participant which purchases conventional mortgage products, and

the underwriting engine 118 may be configured to ensure that the mortgage products meet the

standards of the secondary mortgage market participant. However, system 10 may still

present a variety of mortgage products (such as conventional mortgage product types and

jumbo mortgage product types) to a user and provide an underwriting recommendation

associated with each product. The lender may also decide to define its own mortgage

products and offer those mortgage products to consumers using the system 10, and to provide

underwriting for those products as well. It is desirable that the underwriting engine 118

produce underwriting recommendations which are useable in connection with different

secondary mortgage market participants and/or that can be tailored to meet the lender's own

standards. To this end, the operation of underwriting engine 118 may be altered or

customized by an individual lender to accommodate various product types. Preferably, _this is

achieved by adding a set of business rules on top of an underlying underwriting engine, as

detailed in U.S. Patent Application No. 10/324,090 titled "Method and Apparatus for the

Customization of an Automated Loan Underwriting System" filed December 20, 2002,

hereby incorporated by reference.

[0062] The data regarding the approved mortgage product is also provided to lender's loan

origination system (LOS) (step 654), which may use the data to generate loan documents to

be signed by the consumer. According to a first exemplary embodiment, the loan origination

system is a separate computer system having a communication link to system 10. According

to a second exemplary embodiment, the loan origination system is an integrated portion of

system 10. The application data, the selected product and rate lock option is provided to
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pricing engine 120 to confirm the selection of product and rate-point combination by the

consumer.

[0063] As shown in FIG. 7, a loan may be committed to a secondary mortgage purchaser

(step 211), for example, using a best efforts commitment or a forward commitment. To the

extent that best efforts commitments are used, the system 10 preferably uses the systems and

methods described in pending U.S. Patent Application No. 60/437,084, titled "Method and

System for Buying and Pricing Mortgage Loans Under Forward Commitments" filed

December 30, 2002, the entire disclosure of which is hereby incorporated by reference. The

foregoing application describes a best efforts commitment system in which lender data can be

monitored to provide for enhanced pipeline management. It should be noted that the

description below describes general structures and methods as well as other particularly

preferred embodiments of committing a mortgage to a secondary mortgage purchaser.

[0064] A lender locks the consumer interest rate for the loan (step 710). The lender may

also provide an updated closing date, such as by changing or extending the scheduled loan

closing date (step 712). The lender may also change the type of product which has been

locked (step 714). The updated loan data may be accessed by the lender and reviewed to

validate the loans which are to be committed to a secondary mortgage market participant

(step 716). For example, the lender will confirm that the loan data is accurate. A price for

the loans which will be committed as part of a "best efforts" commitment is obtained (step

718) and provided to the lender (step 720). A verification of the loans to be committed may

be done with the lenders commitment service (step 722). A price for the re-verified loans is

obtained (step 722), and the commitment and price is recorded (step 724). Summary data

regarding the loans which have been committed to the secondary mortgage purchaser are then

provided to the lender (step 726).

[0065] As shown in FIGS. 2 and 8, the loan is processed and closed (step 212). The lender

prepares the required disclosure package for the consumer (step 812) and sends the package

to the consumer (e.g., via e-mail, via U.S. postal mail, or via making the package available by

way of the consumer interface 140) for completion (step 814). Alternatively, closing

documents may be generated using system 10 based on the data stored on system 10. System

10 allows the user (such as the consumer, advisor, call center representative, etc.) to view and
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print a variety of documents including a Good Faith Estimate, a Truth-In-Lending disclosure,

the loan conditions, a summary of the application data, other disclosure documents such as

transfer of servicing disclosures, associated state laws or regulations, broker disclosures,

licensing disclosures, fee disclosures, etc. These documents may be generated automatically

using the document generation engine 128 based on data stored in the system 10.

Alternatively, the necessary loan data from system 10 may be provided to a third party

service provider to prepare the disclosure documents.

[0066] The consumer receives the documents, then signs and returns any necessary

documents (step 816). The system may also be used in connection with e-Mortgages and can

be configured to receive and process electronic signatures for the various loan closing

documents.

[0067] In order to close the loan, the lender may also perform any other necessary

verifications (step 818). As described below, the lender may use service ordering engine 130

to order (through an automatic system call to a third-party data base) an appraisal, flood

certification, title search and survey for the property (step 820). Alternatively, such

information may be stored and retrieved locally, e.g., on data base 116. Any other necessary

forms (e.g., a HUD-1) may also be prepared to close the loan based on data stored in the 116

(step 822). The progress of these steps are recorded as is the closing status of the loan (step

824). The progress or status of the loan may be provided to consumer interface 140, advisor

interface 142 and/or call center interface 144. Upon completion of these steps, a closing

package is prepared by the lender and sent to the closing agent (step 826) and the funds are

ultimately disbursed (step 828) to the consumer. Alternatively, the closing package may be

accessed by the closing agent electronically by way of closing agent interface 150, and the

loan may then be closed with paper documents or using the system 10 (i.e., an e-closing).

[0068] System 10 allows a consumer, advisor, or call center to access data regarding the

status of the loan (step 830), such as whether the loan has closed, what additional steps need

to be completed, etc. Furthermore, a lender may access system 10 to make changes to the

loan such as data changes, rate lock changes, close status, etc. (steps 832 and 834). As

described in greater detail below, other participants may also be provided access to the data in

system 10.
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[0069] As shown in FIGS. 9 and 10, one or more loans may be sold and delivered to a

secondary mortgage purchaser (step 216). Loans may be sold for cash or MBS (mortgage-

backed security).The steps of pricing and selling one or more loans to a secondary mortgage

market participant are described in detail in pending U.S. Patent Application No. 10/329,634

titled "System and Method for Mortgage Loan Pricing, Sale and Funding" filed

December 26, 2002, the entire disclosure of which is hereby incorporated by reference. It

should be noted that the description below describes general structures and methods as well

as other particularly preferred embodiments of pricing and selling a mortgage to a secondary

mortgage purchaser. Generally, a lender may receive a price which would be paid in the

secondary mortgage market for one or more loans. This process is generally referred to as

"mark-to-market." The lender may obtain a price in the secondary mortgage market without

actually selling them. Generally, the lender creates a file for which it wishes to obtain a price

(step 912). The file is provided to or received by engine 124 shown in FIG. 1 (step 914). A

request to price the one or more loans is received (step 916), and submitted to a pricing

engine (step 918). A price in the secondary mortgage market for the loans is generated (step

920) and provided to the lender (step 922).

[0070] A lender may sell the loans to the secondary mortgage market participant based on

the results of the mark-to-market request. Alternatively, a lender may sell the loans without

first receiving the results of the mark-to-market request. The lender creates a file of loans

which are to be sold (step 924). The file containing the loans to be sold is imported into

system 10 from the loan origination system (step 926) to ensure that loan data is

synchronized with the loan when the loan is delivered. A pricing request for the loans to be

sold is created (step 928). A confirmation that the loans have been sold is received (step 930)

and may be viewed by the lender (step 932). The results of the loan sale are created into an

export file (step 934) and provided to the lender (step 936). The lender may also then receive

proceeds from the loan sale (step 938); According to a particularly preferred embodiment,

the lender receives proceeds via wire funds transfer. The lender may also wait before selling,

or may receive the mark-to-market price merely to monitor the value pipeline even though

the loans have not yet closed and cannot yet be sold. Advantageously, system 10 allows a

lender to aggregate their pipeline of registered and closed loans (including those loans

originated in system 10) for committing, pricing, selling and funding.
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[0071] The loans to be delivered are selected by the lender (step 1010). A file containing

data for delivery of the loans is then created (step 1012) and delivered (step 1014).

II.. Consumer Interface

[0072] According to a particularly preferred embodiment, user interface 140 is a consumer

interface and is configured for use by a consumer or loan applicant. Consumer interface 140

allows a user (typically an individual borrower, loan applicant, etc.) to access and provide

information or data (such as data for a loan application) regarding the individual consumer. It

should be noted that although the web pages provided by consutner interface 140 are shown

in English, the web pages may be provided in multiple languages (such as English and

Spanish or other languages). The user may toggle between languages on each page. The

system may also be provided with the ability to identify case files that were completed in a

non-English language. Preferably, this former functionality may also be disabled. This

functionality may also be provided for the other user interfaces described herein.

[0073] Shown in FIG. 1 1 is user interface 140 (shown as a web page) according to an

exemplary embodiment. User interface 140 is configured to provide indicative mortgage

rates and consumer education materials. User interface 140 may be used to provide access to

mortgage tools such as calculators 1101 (including affordability calculators, probable

qualification calculators, etc.), educational information 1 102, and general product and pricing

information 1 103. Lender configurable portions 1 104 and 1 105 (such as those portions

shown in the FIGURES having Latin text) are provided to allow a lender to insert a

customized message, provide additional "branding" or lender customization, naming,

trademarks and logos, etc.

[0074] Shown in FIGS. 12-28 are various web pages providing data fields to be completed

by a consumer via user interface 140 for completion of a loan application.

[0075] As shown in FIG. 13, registration information may comprise a user name 13 10, a

password 1320 and other information to set up a user account and record (e.g., data file). It

should be noted that the record or data file relating to a loan application from a consumer is

the same record or data file that will relate to a loan closed from the loan application, and

furthermore, is the same record or data file that will be used to sell the loan to a secondary

mortgage market participant. Referring to FIG. 14, loan application information may also
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comprise the purpose of the loan (which may be selected with a check box or buttons such as

purchase 1410, refinance 1420, cash-out refinance 1430, etc.). Referring to FIG. 15, loan

application data or information may also comprise property information (such as address

1510, residence type 1520, purchase price 1530, association fees 1540, etc.). Referring to

FIG. 16, loan application data or information may further comprise consumer information

(such as name 1610, address 1620, social security number 1630, etc.). The user interface may

be configured to receive information regarding additional consumers (e.g., up to four

consumers or more) by providing data fields relating to the consumers on the same page.

Alternatively, information relating to one or more consumers may be provided or entered

sequentially, serially, etc. Loan application data or information may further comprise a

consumer consent to allow a lender to access a credit report of the consumer (see FIG. 17,

check box 1710), information regarding consumer income (see FIG. 18, check box 1810 and

FIG. 19, data fields 1910), consumer assets (see FIG. 20, data fields 2010), consumer real

estate debt (see FIG. 21 to 25, data fields 2110, 2210, 2310, 2410 and 2510), consumer

demographic data (see FIG. 26, data fields 2610), consumer consent for electronic disclosure

(see FIG. 27, check box 2710) and loan application summary data (see FIG. 28, data fields

2810). Preferably, the credit consent is received first, allowing the remaining data to be

collected while credit is retrieved. As shown in FIGS. 22-25, a user may reconcile real estate

entries by providing additional information relating to the real estate debts (such as whether

or not the real estate debt will be paid off at closing, if the real estate debt is secured by

property, etc.). Similar data may be entered via user interfaces 142 and 144. The loan

application data or information may be stored in database 1 16 for use and retrieval.

[0076] As previously indicated, the consumer is preferably provided with the option of

submitting multiple loan products for underwriting, and obtaining underwriting

recommendations on each of the submitted products, as described in U.S. Patent Application

No. 09/593,106, titled "Online Mortgage Qualification and Application System and Process"

filed June 13, 2000. The final approved loan products and associated prices (i.e., a retail loan

price) are then presented to the user as illustrated in FIG. 30. The user may select from the

approved products (shown as a 30-year fixed mortgage 3010, a 15-year fixed mortgage 3012,

a 5/1 adjustable rate mortgage (ARM) 3014, and a 7/1 ARM 3016). Other approved loan

products may be presented to the user by selecting tab 3018 for additional adjustable rate

products and/or tab 3020 for additional fixed rate products. The user may also make a

001.1537600.1 -24-



Atty. Dkt.No.: 037607-0159

decision to lock in the interest rate (i.e., fix or finalize the interest rate for the product) or to

allow the interest rate to "float" for a certain number of days (i.e., allow the interest rate to

vary of fluctuate until a future time). As shown in FIG. 31, the user may select a button 3110

to opt to lock in the interest or may select button 31 12 to allow the interest rate to "float."

Alternatively, the user may select another button to allow the interest rate to "float down"

(i.e., allow the interest to vary or fluctuate in a downward direction until a future time, but not

to exceed or go higher than a specified amount or cap). As shown in FIG; 32, the user is

informed that the loan application is complete, funds are reserved, and the interest rate is

locked. Furthermore, reminders 3210 regarding required documentation to verify insurance,

income, flood zone certification, etc. prior to closing are provided to the user. Various

disclosures, such as the Good Faith Estimate of loan costs, Truth-In-Lending disclosures and

application data summaries, are also provided. Additionally, if an ARM is selected, the

required Consumer Handbook for ARMs booklet and ARM specific disclosures are provided

to the user.

I'll. Advisor Interface

[0077] According to a particularly preferred embodiment, user interface 142 is an advisor

interface and is configured for use by advisors to consumers (e.g., a mortgage broker,

banking officer, advisor, consultant, etc). Advisor interface 142 allows a user (i.e., advisor)

to access and provide information or data regarding a set or group of consumers (selected

from all consumers stored in database 116) with whom the advisor is associated (such as

customers of the advisor). As shown in FIGS. 33 and 34, advisor interface 142 may allow the

user to search for and retrieve records of one or more customers by searching by name (field

3310), social security number (field 3312), or by case file or data record (field 3314). As

shown in FIG. 34, the search results are provided in a tabular format. An individual record

from the search results would then be accessible to a user by selecting the record or case file.

Referring back to FIG. 33, advisor interface 142 further allows a user to create a new case file

or data record for a new consumer (field 3316).

[0078] According to a particularly preferred embodiment, user interface 142 is substantially

similar to those shown in FIGS. 12-28 to complete or provide loan application information or

data. User interface 142 (and user interface 144 described below) also provides messaging

capability to assist the user with loan applications which have not been approved. As shown
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in FIG. 34A, a "solution finder" is provided to the user which outlines the factors as to why

the loan application was not approved (such as the loan-to-value being too high, expense ratio

being too high, etc.). This information may then be relayed to the consumer to suggest areas

of improvement and enhance the consumer's probability of being approved at a later time.

Similarly, a consumer accessing user interface 140 may be directed to contact the call center

for loan applications which have not been approved.

[0079] User interface 142 may also provide the advisor with a Real Estate Settlement

Procedures Act (RESPA) checklist to allow the advisor to check off the work steps they have

completed which they will need to demonstrate to the lender in order-to be compensated for

work done on a closed loan.

IV. Call Center Interface

[0080] According to a particularly preferred embodiment, user interface 144 is a call center

interface and is configured for use by a user at a call center (such as customer help lines, loan

officers, support, loan processors and so on). Call center interface 144 may be configured to

allow a user to access and provide information or data regarding all consumers/applicants in

system 10, and also configured to create new files, data records or case files for new

consumers. The call center interface 144 may also be configured to allow a user to change or

update data, e.g., as in the case of a debt reconciliation. According to an alternative

embodiment, call center interface 144 maybe configured to access and provide information

regarding a set or portion of all of the consumers/applicants in system 10.

[0081] A call center may access user interface 144 as shown in FIGS. 35-52. It should be

noted that user interface 144 is configured to provide information in a tab-format which

allows for rapid access to different categories or types of information. According to a

particularly preferred embodiment, user interface 144 is intended to be used by a call center

user. The layout and presentation of information allows a call center user to quickly and

easily access selected topics of information by selecting various tabs. Furthermore, the

layout of user interface 144 may also assist a call center user through the sequential steps to

obtain and enter consumer information, reconcile debt, receive an underwriting

recommendation and pricing information for loan products, select loan products to close on,

lock in the interest rate of the loan, etc. as will be described below. As shown in FIG. 36, the
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user interface may be provided with tabs 3610-3630. Tabs 3610 to 3620 relate to loan

application information: tab 3610 (FIG. 36) relates to loan information, tab 3612 (FIG. 37)

relates to property information, tab 3614 (FIG. 38) relates to consumer information, tab 3616

(FIG. 40) relates to consumer income, tab 3618 (FIG. 42) relates to consumer assets, tab 3620

(FIGS. 43-45) relates to consumer debt.

[0082] Tab 3620 is configured to allow the call center to assist the consumer to reconcile

real estate debt from a credit report. The call center may reconcile the real estate debt entries

by answering questions such as if the debt belongs to the applicant (check box 4310), if the

debt is secured by real estate (check box 4320), if the debt will be paid off prior to closing

(FIG. 44, check box 4410), or adding additional real estate debt entries not on the credit

report (see FIG. 45).

[0083] The loan may be underwritten and priced by completing and submitting the data

fields on tab 3622 (FIG. 46). According to a preferred embodiment shown in FIG. 47, the

approved products are organized in a tabular format according to product type. Within each

tab, the user may review loan pricing parameters such as base interest rate, pricing

adjustments, an actual percentage rate (APR) for the mortgage, monthly principal and interest

amounts, points and estimated cost to close. The user, after reviewing the associated pricing

parameters for the approved products, may then select a desired mortgage product (such as

with a button provided by the individual mortgage product) to reserve the funds for the

mortgage product. As show in FIG. 47A, the user may submit an electronic request to

reserve funds for the selected mortgage product. The user may enter payment information

(such as credit card information) to pay for the associated fees for reserving the funds and

locking in the interest rate. The results of the pricing engine 120 are provided on tab 3624

(FIG. 48).

[0084] A consumer specific marketing message may be provided to the call center to be

relayed to consumers in response to an underwriting recommendation of a loan application.

The marketing message is preferably dependent on the underwriting recommendation. For

example, an application having a high score may have a marketing message that allows the

consumer to file reduced documentation to verify income or assets. Furthermore, for a

consumer that is not approved, the solution finder may offer suggestions for enhancing the
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consumer's credit characteristics or taking other actions that would improve the consumer's

chances of approval. Furthermore, the call center interface may provide a maximum approved

loan amount to be communicated to the consumer (and an accompanying explanation that the

maximum approved amount is different from the requested loan amount so that the closing

costs may be included in the loan balance). According to alternative embodiments, consumer

specific marketing messages may also be provided to the consumer and/or advisor via user

interfaces 140 and 142.

[0085] A loan product summary may be provided on tab 3626 (FIG. 49). Other entries on

the credit report may also be reviewed for accuracy on tab 3628 (FIG. 50). For example, call

center interface 144 is further configured to display all entries from a credit report and to

allow for reconciliation of individual credit entries from the credit report. The application

may be resubmitted for underwriting and pricing based on the reconciled credit entries.

[0086] The loan may be selected and the rate locked on tab 3630 (FIG. 51). By selecting

button 5110, the lender may manually enter a rate-point combination which was not returned

(i.e., negotiated rate and points shown in FIG. 52).

V. Pipeline Manager Interface

[0087] According to a particularly preferred embodiment, pipeline manager interface 146 is

a lender interface and is configured for use by a lender (such as a bank, loan officer,

personnel of a lender responsible for marketing and selling mortgage loans to secondary

mortgage market purchasers or others associated with loan pricing, selling or funding, etc.).

Pipeline manager interface 146 also allows a lender to manage secondary mortgage market

functions such as pricing and selling of closed loans to a secondary mortgage market

participant for both cash and MBS executions.

[0088] Shown in FIGS. 53-55 is pipeline manager interface 146 configured to allow a

lender to access the commitment engine 124 which allows best efforts commitments and

forward commitments of loans to a secondary mortgage market participant. As previously

noted, in handling best efforts commitments, the system 10 preferably employs the systems

and methods described in U.S. Patent Application No. 60/437,084, titled "Method and

System for Buying and Pricing Mortgage Loans Under Forward Commitments" filed

December 30, 2002. Referring to FIG. 53, an overview or summary page 5310 may be
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provided to the lender. Summary page 5310 comprises summary data 5320 regarding loans

which are eligible to be committed using a best efforts commitment, summary data 5330

regarding loans which may need extensions or adjustments to the commitment date, summary

data 5340 regarding loans which have changed product type, summary data 5350 regarding

loans which have upcoming or pending expiration date (i.e., dates by which a commitment

should be met) and summary data 5360 showing all active best efforts and/or forward

commitments.

[0089] Referring to FIG. 54, the lender may select or exclude loans which are to be

committed to the secondary mortgage market participant by selecting one or more check

boxes 5410. Referring to FIG. 55, a summary page showing the results of the commitment

are provided to the lender.

[0090] Shown in FIGS. 56-59 is pipeline manager interface 146 configured to allow a

lender to price and sell loans to a secondary mortgage market participant. Referring to

FIG. 56, which depicts an example user interface for presenting loan set summary

information, the following data for all loans priced may be presented: (i) number of loans

successfully imported from the lender's LOS, (ii) number of loans successfully marked (spot

priced), (iii) total loan amount, (iv) weighted average market price (the weighted average

value of the price for successfully processed loans) and (v) weighted average servicing (the

weighted average value of the retained servicing for successfully processed loans). For loans

that were not successfully priced (e.g., due to an error on validation or because the loan was

already sold) but were not excluded, the total number of loans not priced can be displayed.

Also, if the user excluded any loans from the loan set, the number of loans excluded may be

displayed.

[0091] Referring to FIG. 57, which depicts an example user interface for allowing a lender

to price and/or sell a loan set, the following data for loans may be presented: (i) number of

loans successfully imported, (ii) number of loans successfully marked (spot priced), (iii) total

unpaid principal balance, (iv) weighted average market price (the weighted average value of

the price for successfully processed loans) and (v) weighted average servicing (the weighted

average value of the retained servicing for successfully processed loans). A user may sell the

one or more loans by pressing the "sell/fund loans" icon 5710. Referring to FIG. 58, a lender
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may adjust servicing fees to be retained from loans sold to the secondary mortgage purchaser.

The lender may adjust the retained servicing fees based on product type. The system 10

preferably provides the lender with the ability to optimize servicing fees in accordance with

U.S. Patent Application No. 10/329,634 titled "System and Method for Mortgage Loan

Pricing, Sale and Funding" filed December 26, 2002, the entire disclosure ofwhich is hereby

incorporated by reference. Shown in FIG. 59, a summary of loans successfully sold may be

presented to the lender.

[0092] In kthe preferred embodiment, the pipeline manager interface 146 includes a

execution tool which uses the routing engine 138 to assist a lender with decisions affecting

the final disposition of a closed loan (e.g., determining whether to retain or "portfolio" a

closed loan, determining to which secondary mortgage market participants (if any) the closed

loans should be sold and at what price, and so on). The tool may provide the user with the

ability to sort, group and/or otherwise analyze loans for sale to a secondary mortgage market

participant. For example, if a user of the pipeline manager interface is aware that a certain

investor is offering favorable pricing on a particular type of loan, the user may use the

execution tool to identify those loans meeting the investor's parameters and to group those

loans for sale to the investor. According to a preferred embodiment, the tool permits the user

to sort loans according to a variety of parameters, such as fixed vs. ARM, term, interest rate,

points, dollar value, geographic location, and so on.

[0093] According to a preferred embodiment, the tool also allows business relationships,

contracts, or other obligations to be taken into account. The tool is preferably configured to

receive and store business relationship, contract, or other obligation data relating to loan

commitments and to update information regarding fulfillment of those obligations. For

example, a lender may enter into a business arrangement with a secondary mortgage market

participant in which the lender agrees to sell a certain dollar value of loans of a certain type to

the secondary mortgage market participant. Further, information regarding multiple

commitments made to multiple different investors may be maintained and tracked. When the

lender is in the process of determining the final disposition of one or more loans, the lender

may be provided with data relating to the arrangement or contract to assist the lender in

fulfilling any obligations it may have with the secondary mortgage market participant. A
comparison of outstanding commitments may also be provided. For example, information
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may be provided to the user regarding the extent to which certain commitments have yet to be

fulfilled (e.g., including the dollar value of loans which still must be delivered under the

commitment, and the expiration date of the commitment). The tool may then be used to

monitor a lender's open commitments. Further, the tool may be used to sort the available

loans and select loans meeting a particular commitment obligation for sale to the associated

investor. Data relating to the lender's commitments may then be updated to reflect the loans

designated for sale to the investor.

VI. Platform Administrator Interface

[0094] Shown in FIGS. 60-62 is platform administrator interface 149 which allows a lender

to create and/or change lender-configurable parameters, such as lender pricing. According to

a particularly preferred embodiment, platform administrator interface 149 allows a lender or

loan provider to access and update information (such as terms, pricing, etc.) regarding loans

or loan products offered by the lender or in the lender's pipeline. As shown in FIG. 60, a

lender may provide hedge costs in fields 6010 for different products (which are selected via

tabs 6012) as well as for different time periods. As shown in FIG. 61, a lender may provide

rounding option selections in fields 6110, 6112 and 6114. As shown in FIG. 62, the lender

may save the pricing profile by committing the changes to be stored on system 10.

[0095] Platform administrator interface 149 allows the various user interfaces to be branded

for a specific lender. The user interfaces (e.g., the consumer user interface 140) may be

branded by providing regions in the web pages that are configurable by the lender. The

regions may include trademarks, logos of the lender, content provided by the lender, graphics

relating to the lender, pricing data configured by the lender, closing costs configured by the

lender, operational data of the lender (such as holidays, credit agency relationships, etc.), and

business policies of the lender (such as RESPA checklist work steps, handling of refinances,

handling of consumer's non-consent to receive electronic disclosures, etc.). The fonts,

colors, and other aspects of the consumer interface 140 may be customized, for example, to

make them consistent with the corporate identity of the lender.

VII. Access Administrator Interface

[0096] According to a particularly preferred embodiment, access administrator interface

148 is for use by a lender's systems administrator. Access administrator interface 148 is
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generally configured to provide access for a computer administrator to enter, change and

update information regarding users of system 10 for a particular lender.

[0097] Shown in FIGS. 63-66 is access administrator interface 148 which provides access

to administrative engine 126. Administrative engine 126 allows a system administrator,

supervisor, etc. to create and edit access rights for users to system 10. According to a

particularly preferred embodiment, administrative engine 126 is configured to create and edit

access rights to user interfaces 140-161. For example, for the user interfaces 144-149, access

rights 6310 may be designated by different levels of access (e.g., Case File Manager-Basic,

Access Admin - Advanced, Advise - Basic, etc) as shown in FIG. 63. The different levels of

access will allow a user to perform different tasks or to access and update different types of

data. For example, a first level of access may allow the user to perform data entry tasks and

view existing records in order to assist a consumer with the status of the loan application

(such as a call center user). A second level of access may allow the user to create new users

for the system, edit existing users access rights, etc. A third level of access may allow the

user to change or negotiate interest rates for the loan and to update files which have been rate

locked. A fourth level of access will allow a user to update or edit lender pricing profiles

and closing cost profiles. A fifth level of access will allow a user to price and/or sell loans to

secondary mortgage market participants. A sixth level of access will allow a user to commit

loans to secondary mortgage market participants. Within each level of access, different types

of access may be permitted, including "read-only" rights (i.e., a user may view but not update

data) or full access rights (i.e., a user may view and edit data).

VIII. Other User Interfaces

[0098] In addition to consumer user interface 140, advisor user interface 142, call center

user interface 144, pipeline manager user interface 146, access administrator user interface

148, and platform administrator user interface 149, all described above, other user interfaces

may also be provided. For example, a closing agent user interface 150, an attorney user

interface 152, a realtor user interface 154, a property seller user interface 156, and an

appraisal service user interface 158, a hazard insurance user interface 159, a servicing agent

user interface 160, and an investor user interface 161 may also be provided. As previously

mentioned, different participants are preferably provided with different types of access to

loan data and for different time periods.
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[0099] Closing agent user interface 150 may be used by a closing agent to schedule services

and to view the workflow pipeline. Using interface 150 may also be used by the closing

agent to obtain access to the lender's data to generate loan documents, to obtain access to

loan documents generated by the lender, and to return documents after closing (i.e., as in the

case of an eMortgage). Attorney user interface 1 52 may be used by an attorney for the same

functions provided by the user interface 150 provides to a closing agent.

[0100] Realtor user interface 154 may be used by a realtor representing a property seller to

monitor progress of a potential buyer's loan application. In this manner, a realtor can know

the potential of selling to a particular buyer, or whether the realtor should keeping shopping

the home around to other buyers. The property seller user interface 156 may be used by a

property seller for the same functions provided by the user interface 154 to a realtor.

[0101] The appraisal service user interface 158 may be used by an appraisal service to

schedule services and to view the workflow pipeline. The appraisal service user interface

158 may also be used to post the results of an appraisal to make the results available to other

participants. The hazard insurance user interface 159 may be used by a hazard insurance

company to set up hazard insurance for the home purchased by the consumer.

[0102] The servicing agent user interface 160 may be used by a servicing agent to set up

servicing for one or more loans sold by the lender. For example, loan data may be

transmitted electronically from the LOS directly into the servicer's data bases.

[0103] The investor user interface 161 may be used by an investor to set up accounting

functions associated with loans purchased from the lender or servicing for one or more loans

sold by the lender. For example, loan data may be transmitted electronically from the LOS

directly into the investor's data bases. The investor user interface 161 may also be used to

monitor the loan pipeline. The investor user interface 161 also provides the investor with the

ability to view loan details (such as FICO scores, note rates, location, etc.) and any results of

regulatory review. The lender may also designate or provide certain parties with access to

view the loan details. The investor user interface 161 may be used as due diligence tool. For

example, the lender designates access to loans or sets of loans for pre-purchase review by the

investor. Alternatively, investor user interface 161 may be used after purchase of the loans to

confirm purchase, that the loans which were to be bought were the loans actually bought, etc.
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IX. Other Interfacing With Third Party Service Providers

[0104] A number of other interfaces that may be provided in connection with third parties.

The following interfaces may be generally implemented as data feeds into the system 10,

however, more complete user interfaces with the following third party service providers may

also be implemented if desired.

[0105] System 10 may electronically access flood certification services 172, title services

174, tax services 176, fraud protection services 178, real estate service 180, etc. in order to

assess, validate or confirm information, or to pre-populate data on the loan application and

other documents. Flood certification service 172"may be accessed to determine whether a

particular home is in a flood zone. Title services 174 may be accessed to perform a title

search on a property. Tax services 176 may be accessed to confirm that taxes have been paid

on a particular property. Fraud protection services 178 may be accessed to perform identity

and address confirmation of the consumer and the property. Real estate service 180 (e.g.,

MLS) may be accessed to obtain property information.

[0106] For example, a tax service 176 may provide information regarding the tax status of

the property (such as if annual taxes have been paid, amounts of tax assessments, etc.).

Service ordering engine 130 allows a user (such as a lender) to select and configure which

service providers will be used for the various services (such as with a menu or drop-down

select box). For example, the lender may enter a single service provider in a given category,

or may enter multiple service providers along with business rules for selecting which service

provider should be used in a particular situation. Additionally, service ordering engine 130

may be configured to automatically request a service upon the occurrence of an event in the

loan application or loan closing process. For example, service ordering engine 130 may be

configured to automatically order a flood certification and a tax report when a certain point is

reached in the loan application process, such as at the same time a credit report for the

consumer is ordered. Alternatively, service ordering engine 130 may prompt a user to select

and/or order these services, as well as the service provider to provide such services.

According to alternative embodiments, the system may access a local database (e.g., data

base 116) containing the information.
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[0107] The service ordering engine 130 may be configured in different ways by different

lenders. Further, if a lender has multiple business channels, the service ordering engine 130

may be configured different ways within the different business channels of a particular

lender. For example, if a lender provides access to the system 10 to different brokers, the

different brokers may be permitted to configure the service ordering engine 130 to select

different service providers according to broker preferences.

[0108] As another example, system 10 may also be connected to a real estate service 180

such as the Multiple Listing Service (MLS). Property data may then be downloaded to the

system (and used to pre-popu late the loan application) without the need for the consumer- to

manually enter data. According to a particularly preferred embodiment, the consumer may

enter an MLS number for a property in lieu of complete property data. System 10, using the

MLS number, may then access the MLS database and retrieve any and all property data.

Alternatively, system 10 may be used by a property seller to upload information to the MLS

system from system 10. According to an alternative embodiment, system 10 maybe

configured to not receive an application until a property assessment (such as an appraisal) has

been received in order to ensure that the asking price is supported by an appraisal.

[0109] According to another preferred embodiment, a service 178 (e.g., postal service, SSN

database) may be accessed in order to provide verification and/or fraud protection service

with respect to the loan application. For example, the address information provided in the

loan application may be compared to a postal database in order to confirm that the address is

valid. The consumer name or social security number may be compared with other databases

to confirm validity. Alternatively, a local database stored on system 10 may be accessed to

provide verification and/or fraud protection service instead of a third party service.

X. Other Engines

[0110] In addition to engines 1 18-130, described above, other engines may also be

employed. Additional engines include a customer satisfaction services engine 132, a lending

practices analysis engine 134, a mortgage insurance routing engine 135, a servicing rights

routing engine 136, and an investor sales routing engine 138.

[0111] Customer satisfaction services engine 132 analyzes loan origination data stored on

database 1 16 and then provide enhanced services (such as reports, reminders, messages,
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marketing materials, loan opportunities, etc.) to consumers. For example, a consumer may

obtain a "sub-prime" mortgage via system 10. System 10 may monitor the mortgage to

determine when the consumer may be eligible for a conventional mortgage (such as based on

financial details, equity, etc.) and provide a message to the consumer informing them of their

eligibility. Alternatively, using the loan data, system 10 may identify candidates for

refinancing (e.g., based on current interest rates being more than predetermined amount

below a consumer's interest rate on the consumer's current loan) and provide the candidates

with information regarding rates, pre-approvals, amounts of re-finance, etc. Using the

consumer data and property data stored in the system, a lender may provide appropriate

marketing messages to the consumer informing them of opportunities (such as refinancing)

via e-mail, mail, etc.

[0112] Lending practices analysis engine 134 includes a loan cost tool (such as a high cost

loan calculator) to assist compliance and analysis in connection with federal, state, local,

investor, and other standards that relate to predatory and unfair lending. Analysis engine 134

helps lenders identify and avoid predatory (charging too much) and unfair (discriminatory)

lending practices. Analysis engine 134 may also be configured for use by any of the other

participants in the mortgage process, such as an investor that wants to conduct due diligence

research before purchasing a portfolio of loans. Analysis engine 134 may also be used to

provide analysis and reporting of lending practices to government agencies, investors, third

parties, etc.

[0113] With regard to identifying predatory practices, various predetermined standards

(e.g., laws, rules, regulations and/or guidelines associated with federal, state, local, investor

and/or other entities) exist which typically set limits for loan fees and interest that may be

charged to a borrower. The analysis engine 134 preferably stores equations and other data

which are tailored to reflect such standards. The analysis engine 134 then accesses loan data

stored in the common, integrated database 116 (which is the database accessed by all users

and tools) and determines, for example, the amount of fees charged for a particular loan. For

example, the fees may be expressed as a percentage of the total loan amount (i.e., the amount

less any fees that are being financed). The analysis engine 134 may then, for example,

compare the fees (and/or interest costs) for the loan with thresholds set by one or more of the

various standards. For example, if fees exceed a certain percentage of an established interest
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rate (which may be published, stored, archived or otherwise retrieved) or exceed a certain

dollar amount, the analysis engine 134 may trigger a flag that pricing or other parameters of

the loan may need to be reviewed and/or adjusted for compliance. The analysis engine 134

can also calculate how much the fees and/or interest costs need to be reduced to comply with

the applicable rules. In connection with state or local standards, address information (such as

property location or consumer address) may be used by the analysis engine 1 34 to determine

which, if any, state or local assessment needs to be conducted.

[0114] In another embodiment, the analysis engine 134 flags a loan not only if it exceeds

the trigger, but also if it falls below the trigger by a less than tolerance amount (e.g., in a

range of 0.5%-5%, such as 2%). Raising a flag even though a particular value falls below a

trigger allows the user to take a closer look at border line cases. Such a tolerance may be

desirable in the event of uncertainty regarding which fees should be included. The amount of

tolerance may be adjusted based on the amount of uncertainty, risk tolerance levels, and other

factors.

[0115] With regard to identifying unfair lending practices, lenders typically have the

capability to adjust a consumer price or loan-level price of one or more mortgage products.

Analysis engine 134 is used to review the adjustments to price made by a loan officer in order

to identify any potential discriminatory practices or violations of fair lending regulations.

The analysis engine 134 may access loan data stored in the database 116. The analysis

engine 134 may be used to identify any potential discriminatory practices or violations of fair

lending regulations at the time that price adjustments are being made by a lending officer.

Alternatively, the analysis engine 1 34 may be used to review the historical lending and

pricing practices of an individual loan officer, office, etc. According to a particularly

preferred embodiment, analysis engine 134 performs a statistical analysis of the loan data

stored on database 1 1 6 in order to identify a correlation between any two or more specified

factors. For example, a lender may specify gender and points adjustment as two factors. The

analysis engine 134 then reviews the historical data to identify any correlation or trends

between the two factors (such as if pricing appears to be higher or lower based on gender). If

a correlation or trend is identified, such correlation may be provided to the lending institution

for corrective action. Alternatively, such a correlation may be provided to an individual

lending officer and instruct the lending officer to correct the price adjustment accordingly. It
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should be appreciated that any of a variety of factors may be used by the lending analysis

tool, including gender, race, geographic location, pricing, points adjustment, servicing fees,

closing fees, etc.

[0116] The analysis engine 134 may be utilized, implemented or used by the lender as part

of the workflow prior to the lender selling loans to the secondary mortgage market

participant, and even prior to closing the loan. In the event a loan fails, information regarding

how much the fees and/or interest costs need to be reduced to comply with the applicable

rules may then be provided to the lender. Messaging may also be provided to explain in

greater detail why the loan application failed. Other information may also be provided. For

example, a lender may be provided with links to investor guidelines or other standards to

obtain additional explanations regarding pertinent guidelines, such as information about what

types of fees are included in certain calculations, information about how certain terms are

defined, and so on. Thus, if it appears that a loan may violate predatory or unfair lending

laws, the values used in preparing the loan may be revisited and corrected.

[0117] The analysis engine 134 may be accessed and used by other participants, such as a

secondary mortgage market participant buying loans, and/or a lender selling the loans. The

secondary mortgage market participant and/or lender may access analysis engine 134 to

assess various loans by case number, property address, loan amount and type, etc. Fees that

are applicable for that loan (such as points, monthly mortgage insurance, appraisal fees or

other fees) may be selected for calculation. The analysis engine 134 then calculates the fees

for the loan and return a message if the loan exceeds (or comes within a predetermined

threshold) of the applicable lending rules.

[0118] For example, as previously noted, investors may be provided access to the analysis

engine 134 by way of the investor interface 161 to perform due diligence before purchasing

one or more loans. The due diligence may be performed on individual loans or pools of loans

purchased from lenders or other secondary market participants. For example, in a situation

where an investor is purchasing loans from a lender, the lender may designate access to the

loans or set of loans for pre-purchase review by the investor. This may be done, for example,

after the lender sorts available loans and identifies a group of loans for probable sale to the

investor. The investor may then use the analysis engine 134 to run various tests on the loan
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data for the loans identified by the lender. In one embodiment, the analysis engine 134 may

be provided with a rules engine and one or more sets of investor-specific rule sets which

allow the guidelines of different investors to be reflected in the analysis engine 134. This

may be achieved in generally the same manner as discussed above in connection with the

underwriting engine 118. Assuming the analysis engine 134 includes investor-specific rule

sets, the investor interface 161 may further be used to allow the investor to modify the

investor-specific rule sets.

[0119] In another embodiment, a unique code may be generated when the lender runs the

analysis engine 134 on the loan data for a particular loan. For example, when a lender

submits a loan application to underwriting engine 1 18, both the underwriting

recommendation and the unique code generated by the analysis engine 134 may be returned

at the same time. Subsequently, at delivery, when the lender transfers loan documents (in

paper or electronic form) to the investor, the code may be provided to the investor as

confirmation that the lender ran the predatory and unfair lending analysis on the loan using

the analysis engine 134, e.g., in generally the same manner that a lender may also provide a

case file number associated with the underwriting engine 118. The code may be used to

validate that the loan was submitted for predatory lending evaluation and that predatory

lending evaluation results for the loan were within the various federal, state, local, investor

and/or other lending laws, rules, regulations and/or guidelines. Alternatively, a single code

associated with both the underwriting engine 118 and the analysis engine 134 may be used.

Alternatively, or in addition to the above embodiments, the analysis may performed when the

time loan data is transferred to the investor as part of delivery. For example, it may be

desirable to perform the analysis again in the event that any loan data has changed or is

different than what was originally submitted to the underwriting engine 118. If a particular

loan fails analysis, the system 10 preferably generates a message that provides the investor

with the opportunity to refuse to purchase the particular loan. For example, a message may

be sent to the lender during the delivery that the investor is refusing to purchase and/or accept

delivery of a particular loan because it has failed the predatory and unfair lending analysis.

[0120] An investor may also use the analysis engine 134 in post-purchase situations. For

example, an investor may wish to perform quality control analysis in connection with a group

of loans that was originated by a lender that did not have access to or did not use the analysis
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engine 134. In such a situation, loan data for the loans may be provided to the analysis

engine 134 to conduct post-purchase predatory lending due diligence. In some cases, for

example, a lender may have one or more of its own tools for conducting predatory and/or

unfair lending analysis. The investor interface 161 may be provided with the ability to

connect to such lender tools and retrieve/display the results of prior evaluations performed by

the lender. This allows any systemic approaches between the different tools to be compared,

e.g., so that differences in interpretations of a particular standard may be identified.

[0121] With regard to providing reporting and analysis of lending practices to other third

- parties, analysis engine 134 preferably accesses the loan data stored on database 1 16 to

provide reporting to one or more government agencies (such as the Federal Financial

Institutions Examination Council (FFIEC), the Board of Governors of the Federal Reserve

System (FRB), the Federal Deposit Insurance Corporation (FDIC), the National Credit Union

Administration (NCUA), the Office of the Comptroller of the Currency (OCC), and the

Office of Thrift Supervision (OTS)). Analysis engine 134 is used to populate electronic

forms and provide reporting of loan data to such agencies. Analysis engine 134 may further

electronically file the report with the appropriate agency. The reported data is used by

government agencies to analyze whether financial institutions are serving the housing credit

needs of their communities, to identify neighborhoods for public and private investments, to

identify possible discriminatory lending patterns, and to assist regulatory agencies in

enforcing compliance with anti-discrimination statutes.

[0122] The report provided by analysis engine 134 may take the form of a register of loan

applications and their disposition during a calendar year. According to a preferred

embodiment, analysis engine 134 is configured to report in accordance with the Home

Mortgage Disclosure Act (HMDA) Loan Application Register (LAR) for annual reporting.

Analysis engine 134 accesses loan data stored on database 116 and, using the loan data,

populates the LAR for filing. According to a particularly preferred embodiment, analysis

engine 134 may further electronically file the LAR with the appropriate entity. According to

a preferred embodiment, the LAR may be in a spreadsheet format, database format, etc. The

LAR includes information relating to the loan application number, application date, loan

type, loan purpose, owner occupancy status, loan amount, actions taken, property location

data, applicant information including race, gender and income, and type of loan purchaser.
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According to an alternative embodiment, the loan data may be provided to a third party

service provider, who in turn, generates the LAR and/or submits the LAR for reporting.

[0123] The analysis engine 134 allows a single common interpretation of predatory lending

and unfair lending standards to be maintained and made available to multiple participants.

The analysis engine 134 also ensures that predatory and unfair lending standards are

consistently applied across all loans, regardless of the entry point in the system 10.

[0124] Mortgage insurance routing engine 135 is configured to provide for the integrated

routing or procurement of mortgage insurance from a service provider. For example, for loan

products which require mortgage insurance, mortgage insurance routing engine 135 is

configured to provide the necessary loan information to a mortgage insurance provider via a

communications link. The mortgage insurance provider may then provide a cost of the

mortgage insurance to the user, which may then be accepted or rejected. According to an

alternative embodiment, mortgage insurance routing engine 135 may be configured according

to various rules to handle the allocation or routing of loans to mortgage insurance providers,

such as in accordance with contracts entered into between a lender and mortgage insurance

provider, in accordance with a quota (i.e., a certain percentage of originated loans are sent to

a certain mortgage insurance provider) or in accordance with a product type (i.e., adjustable

rate mortgages (ARMs) are sent to a first mortgage insurance provider, and fixed rate

mortgages are sent to a second mortgage insurance provider).

[0125] Servicing rights routing engine 136 is used to assist servicers servicing the one or

more loans originated and closed on system 10. Servicing rights routing engine 136

generates billing statements and also prepares escrow accounts for the one or more loans.

Advantageously, the servicing rights routing engine 136 accesses the common, integrated

database on system 10 for preparing the billing statements and setting up escrow accounts.

The servicing rights routing engine 136 allows the lender to select or specify one or more

servicers using the pipeline manager interface 146. For example, the servicing rights routing

engine 136 may be configured by the lender to specify that certain loans (or types of loans)

are to be automatically routed to and serviced by a specified servicer. For example, the

servicing rights routing engine 136 may be configured by a lender business rule that all

ARMs are to be serviced by a first servicer, and that all fixed rate mortgages are to be
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serviced by a second servicer. Alternatively, the lender may select individual loans on

system 10 and specify those loans are to be serviced by a specified servicer.

[0126] Investor sales routing engine 138 allows a lender to selectively route and/or sell

selected loans to one or more secondary mortgage market participants. Routing engine 138

allows a lender to maintain multiple investor relationships. The lender may establish

business rules on system 10 to control the routing and sale of loans to various secondary

mortgage market participants. For example, a lender may provide that a first type of loan

(e.g., conventional loans) be sold to one secondary mortgage market participant, and that a

second type of loan (e.g., jumbo loans) be sold to another secondary mortgage market

participant via the pipeline manager interface 146, described above. As another example,

routing engine 138 may be configured to allow a lender to sell loans originated in different

geographic areas to different secondary mortgage market participants. Routing engine 138

allows a lender to search loans available for sale to secondary mortgage market participants

and to selectively route those loans to different investors.

[0127] Many other changes and modifications may be made to the present invention

without departing from the spirit thereof. The system can be used in association with a variety

of loans (e.g., conventional loans, jumbo loans, short term ARMS which a lender may not sell

to a secondary mortgage market participant) including loans for different purposes (e.g.,

home equity loans, refinancing loans, second home loans, etc. The system may also collect

lender specific underwriting and pricing rules and apply the rules to loan applications

processed by the system. The system can be configured to use web services or other remote

or network connections) for connectivity, data and functionality for the interfaces, services

and engines described above. The scope of these and other changes will become apparent

from the appended claims.
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